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School  of  Busiu  .-33  Library 

TRANSFERS  OF  FARM  REAL  ESTATE 

Number  of  properties  and  acreage  transferred,  by  type 
of  transfer,  and  average  oonsi deration  in 
bona  fide  sales,  1933  or  earlier  years 

Prepared  by  Division  of  Land  Economics 

This  report  presents  for  414  selected  counties  in  47  States,  basic 
data  on  (l)  the  total  volume  of  farm  real  estate  transfers  classified 
according  to  type  of  transfer  and  (2)  the  average  prices  per  acre  paid 
for  farm  real  estate  in  bona  fide  voluntary  sales. 

The  collection  and  tabulation  of  the  data  for  this  report  were 
carried  out  under  a  Civil  Works  Project,  administered  by  the  Bureau  of 
Agricultural  Economics,  and  assisted  by  the  Agricultural  Experiment  Sta- 
ti^s  of  each  of  the  States  for  which  data  are  presented  l/.  The  present 
publication  is  based  on  an  intensive  analysis  of  the  selected  counties 
^de  by  the  Bureau,  largely  under  a  grant  of  funds  from  the  Pedertil  Sner- 
gency  Relief  Administration. 

The  414  counties  on  wMch  this  report  is  based  were  selected  from 
over  1.300  counties  in  which  varying  amounts  of  information  were  collected 
from  official  county  records  under  the  project.  The  414  «<>^;^^«^J*^..  ^ 
selected  with  the  objective  of  representing  insofar  as  possible  the  differ- 
ent type^of-faming  areas  in  the  several  States,  giving  due  consideration 
to  thf adequacy,  accuracy,  and  completeness  of  the  data  for  the  counties. 

In  transcribing  data  from  the  county  records  work  was  started  on 
the  most  recent  sales  or  transfers  and  then  carried  backward.  The  variation 
frL^ounty  to  county  in  the  number  of  years  for  which  data  are  Presented 
reflects  the  variation  in  the  time  spent  as  well  as  in  progress  made  in  the 
particular  counties  during  the  operation  of  the  project.  In  a  few  cases, 
in  order  to  permit  covering  a  longer  period  or  obtaining  a  more  widely 
distributed  sample,  data  for  alternate  years  were  transcribed  in  certain 
counties,  whereas  in  a  limited  number  of  others,  only  certain  townships 
within  a  county  were  taken.  The  choice  in  individual  counties  was  made  by 
IJie  S^te  Project  Leader.  Cases  in  which  the  data  apply  to  less  than  entire 
counties  are  indicated  by  footnotes. 


1/  The  project  was  designated  officially  as  CWA  Project  F6,  and  consisted  of 
tWo  nartst  (a)  Farm  land  values  and  transfers,  and  (b)  Tax  delinquency.  It 
was  ^ministered  in  the  Bureau  by  a  Joint  Cc^nmittee  ^^•^'^^^^  ^^^^^^^^^3,^ 
of  Eric  Enplund,  Assistant  Chief  of  the  Bureau,  and  composed  o.  Donald  Jackson, 
V.  N/Valgren  a^d  G.  J.  Isaac  from  the  Division  of  Agricultural  Finance,  and 
B.  R.  Stauber  and  M.  M.  Regan  from  the  Division  of  Land  Economics.  The 
analysis  of  the  data  on  tax  delinquency  was  handled  as  the  chief  responsib- 
ility of  the  Division  of  Agricultural  Finance  and  has  been  published  in  the 
series  "Tax  Delinquency  of  Rural  Real  Estate".  The  analysis  involved  in 
presenting  this  publication,  "Transfers  of  Fam  Real  Estate",  has  been  carried 
out  by  the  Division  of  Land  Economics,  with  many  helpful  suggestions  from  the 
general  ooxmnittee. 
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Columbia  I'lMversit} 
School  of  Busiuesh  Library 

TRANSFERS  OF  FARM  HEAL  ESTATE 

Number  of  properties  and  acreage  transferred,  by  type 
of  transfer,  and  average  oonsideration  in 
bona  fide  sales,  1933  or  earlier  years 

Prepared  by  Division  of  Land  Economics 

This  report  presents  for  414  selected  counties  in  47  States,  basic 
data  on  (l)  the  total  volume  of  farm  real  estate  transfers  classified 
according  to  type  of  transfer  and  (2)  the  average  prices  per  acre  paid 
for  farm  real  estate  in  bona  fide  voluntary  sales. 

The  collection  and  tabulation  of  the  data  for  this  report  were 
carried  out  under  a  Civil  Works  Project,  administered  by  the  Bureau  of 
Agricultural  Economics,  and  assisted  by  the  Agricultural  Experiment  ota- 
tions  of  each  of  the  States  for  which  data  are  presented  1/.  The  present 
publication  is  based  on  an  intensive  analysis  of  the  selected  counties 
^de  by  the  Bureau,  largely  under  a  grant  of  funds  from  the  Federal  I^er-. 
gency  Relief  Administration. 

The  414  counties  on  wMch  this  report  is  based  were  selected  from 
over  1.300  counties  in  which  varying  amounts  of  infomation  were  collected 
from  official  county  records  under  the  project.  The  414  co^inties  were 
selected  with  the  objective  of  representing  insofar  as  possible  the  differ- 
ent type-of-faming  areas  in  the  several  States,  giving  due  consideration 
to  thf adequacy,  accuracy,  and  completeness  of  the  data  for  the  counties. 

In  transcribing  data  from  the  county  records  work  was  started  on 
the  most  recent  sales  or  transfers  and  then  carried  backward.   The  variation 
froir  county  to  county  in  the  number  of  years  for  which  data  are  Presented 
reflects  the  variation  in  the  time  spent  as  well  as  in  progress  made  in  the 
particular  counties  during  the  operation  of  the  project.  In  a  .ew  cases, 
in  order  to  permit  covering  a  longer  period  or  obtaining  a  more  widely 
distributed  sar^ple,  data  for  alternate  years  were  transcribed  in  certain 
counties,  whereas  in  a  limited  number  of  others,  only  certain  townships 
within  a  county  were  taken.  The  choice  in  individual  counties  was  r^.e  y 
The  State  Project  Leader.  Cases  in  which  the  data  apply  to  less  than  entire 
counties  are  indicated  by  footnotes. 


1/  The  project  was  desigr^ted  officially  as  CWA  Project  F6  and  oonslEtea  o. 
two  parts  s  (a)  Farm  land  values  and  transfers,  and  (b)  Tax  delinnency.   It 
was  administered  in  the  Bureau  by  a  Joint  Committee  under  the  chiairmanshap 
of  Eric  Enplund,  Assistant  Chief  of  the  Bureau,  and  composed  of  i^onald  jackson, 
V.  K/Valgren  and  G.  J.  Isaac  from  the  Division  of  Agricultural  Finance,  and 
B.  P.  Stauber  and  M.  M.  Pegan  from  the  Division  of  Land  Economics,   .he 
analysis  of  the  data  on  tax  delinquency  was  handled  as  the  chief  responsib- 
ility of  the  Division  of  Agricultural  Finance  and  has  been  published  in  .he 
series  "Tax  Delinquency  of  Rural  Real  Estate".  The  analysis  involved  in 
presenting  this  publication,  "Transfers  of  Farm  Real  Estate",  has  beea  carried 
out  by  the  Division  of  Land  Economics,  with  many  helpful  suggestions  from  the 
general  ooimnittee. 
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The  data  presented  provide  a  partial  anener  to  the  degnand  for  Infonof 
ation  oonoeming  long-tlnie  trends  in  fain  realty  Talues«  and  in  frequency  of 
transfer,  and*  it  is  hoped,  will  not  only  faoilitate  the  study  of  the  frequency 
of  transfer  and  the  prices  at  which  farm  real  estate  changed  hands  during  and 
after  the  1920  boom  in  farm  land,  but  will  also  contribute  to  a  more  complete 
understanding  of  the  nature  and  extent  of  the  transfers  of  farm  property  as  a 
result  of  delinquency  on  debt  service  and  on  taxes  diuring  the  agricultural 
depression* 

The  data  refer  only  to  farm  real  estate,  tracts  of  forest  land  having 
been  excluded*  Parcels  of  less  than  3  acres,  ax&d  platted  properties  were 
considered  as  nonfarm  property  and  have  been  excluded* 

It  is  well  known,  of  course,  that  a  wide  variety  of  conditions  and 
circumstances  surround  faxm  realty  transactions!  hence  a  careful  classifica- 
tion of  transfers  was  required  to  permit  the  making  of  valid  conparisons  and 
the  drawing  of  sound  conclusions*   The  primary  classification  divides  the 
transfers  into  the  following  principal  classes  s  (1)  Voluntary  transfers  i 
(2)  Assignments!  (S)  Foreclosures!  (4)  Bankruptcies  and  related  defaults} 
(5)  Tax  sales!  (6)  Gifts  and  inheritances!  (7)  Other  and  luiknown* 

Sales  classed  as  "voluntary"  were  of  a  number  of  kinds,  and  further 
subdivision  of  the  group  was  necessary*  This  group  has  accordingly  been 
divided  Into  several  sub-classes,  the  first  of  iriiich  depends  upon  whether 
the  buyer  and  seller  have  the  same  or  different  surnames,  it  being  probable 
that  the  foxmer  include  many  transfers  between  relatives*  In  such  transfers 
the  question  may  be  raised  as  to  whether  the  considerations  are  truly  rep- 
resentative  of  those  prevailing  in  the  general  market*  Of  course  not  all 
sales  between  relatives  are  thereby  excluded  nor  are  all  sales  between  per- 
sons of  the  same  surname  necessarily  sales  between  relatives*  It  is  believed, 
however,  that  such  a  separation  has  tended  in  the  direction  of  excluding 
sales  between  relatives,  and  in  the  direction  of  securing  a  group  of  sales 
in  which  the  reported  consideration  is  affected  to  a  minimum  by  noneconomic 
motives*  Transfers  between  those  having  different  surnames  have  in  turn 
been  classified  according  to  the  type  of  deed  given*.  Certain  types  are  of 
particular  sipiificance* 

"Quit-claim  deeds",  for  exax^le,  occur  in  a  variety  of  circumstances, 
such  as  the  clearing  of  a  title,  possibly,  but  not  necessarily,  preparatory 
to  the  negotiation  of  a  bona  fide  transfer*  On  the  other  hand,  the  frequency 
with  which  this  type  of  deed  occurred  in  certain  localities  during  depression 
years  suggests  the  possibility  that  discouraged  debtors  have  given  quit-claim 
deeds  to  their  farms  in  the  satisfaction  of  the  mortgagees*  claim  against 
thsm* 

Transfers  involving  warranty  or  special  warranty  deeds  and  in  which 
buyers  and  sellers  have  different  surnames  have  been  further  divided  accord- 
ing to  consideration*  To  arrive  at  a  proper  estimate  of  fana  real  estate 
prices,  cases  in  which  it  was  apparent  that  the  full  consideration  was  not 
stated  in  the  deed  were  separated  and  classified  as  "nominal"  (in  most  cases 
such  transfers  carried  the  notation  "other  valuable  consideration  "  or  a 
sladlar  term)  i   and  those  in  which  the  full  and  true  consideration  was 
adjudged  to  be  stated  in  the  deed  were  so  classified*  Sales  in  the  latter 


i 


■ 


i    \     > 


i 


< 


< 


', 


^ 


< 


-  ) 


oUsslfioatlon  are  presumed  to  be  "bona  fide"  sales  in  which  both  the  buyer 
!nd"he  Mller  act  of  their  own  free  will,  «id  in  which  the  consideration 
approximates  the  buyer's  and  seller's  estimate  of  the  true  market  value  of 
the  property*  The  consideration  in  this  group  of  transfers  includes  all 
cash  paid,  and  any  debts  or  mortgages  "assumed"  or  otherwise  entering  into 
?i:  tl^slction.  The  proportion  of  transfers  in  i^hichthe  "true  cons  i  delation" 
was  given  varied  greatly  between  States,  as  well  as  between  counties  within 
the  same  State.  In  some  instances  the  number  of  such  sales  is  so  small  that 
doubt  may  be  entertained  as  to  whether  the  prices  at  which  the  farms  were 
transferred  can  be  taken  as  representing  the  general  level  of  values  for  the 
whole  county*  This  situation  should  be  considered  in  judging  the  significance 
of  the  data,  particularly  irtiere  marked  changes  in  average  values  occur  from 
one  year  to  another* 

After  1900,  sales  prices  of  fam  real  estate  as  well  as  the  volume  of 
voluntary  transfers  rose  almost  continuously  until  1920*  The  sharp  drop  in 
both  prices  and  frequency  of  sale  in  the  early  part  of  the  1920-29  decade 
was  followed  by  some  recovery  in  the  volume  of  voluntary  transfers  during 
the  later  half  of  the  period,  although  sales  prices  continued  to  decline 
gradually  in  most  areas*  After  1930,  both  the  frequency  of  voluntary  trans- 
fer as  well  as  sales  prices  dropped  sharply* 

Forced  transfers  were  almost  negligible  during  the  rise  in  farm  land 
values  up  to  1920,  but  became  an  is^portant  factor  about  the  middle  of  the 
1920-29  decade,  particularly  in  certain  areas.  After  1930,  they  became 
increasingly  important,  particularly  in  the  Middle  West  and  the  South, 
exceeding  the  number  of  voluntary  transfers  in  many  counties. 

Compilations  of  data  on  the  ratio  of  assessed  value  to  consideration 
in  bona  fide  sales  of  farm  land  with  improvements  are  in  preparation. 


INTENTIONAL  SECOND  EXPOSURE 


The  data  praseated  provide  a  partial  aaaner  to  the  denand  for  informi- 
ation  oonoeroixie  long-tine  treads  in  farm  realty  Talues«  and  in  frequenoy  of 
transfer*  and«  it  is  hoped*  will  not  only  faoilitate  the  study  of  the  frequency 
of  transfer  and  the  prioes  at  vhioh  fana  real  estate  changed  hands  during  and 
after  the  1920  booaa  in  farm  land*  but  will  also  contribute  to  a  more  complete 
understanding  of  the  nature  and  extent  of  the  transfers  of  farm  property  as  a 
result  of  delinquency  on  debt  serrioe  and  on  taxes  during  the  agricultural 
depression* 

The  data  refer  only  to  farm  real  estate*  tracts  of  forest  land  having 
been  excluded*  Parcels  of  less  than  9  acres*  and  platted  properties  were 
considered  as  nonfarm  property  and  have  been  excluded* 

It  is  well  known*  of  course*  that  a  wide  fariety  of  conditions  and 
circumstances  surround  faxm  realty  transactions!  hence  a  careful  class! fica* 
tion  of  transfers  was  required  to  permit  the  making  of  -valid  comparisons  and 
the  drawing  of  sound  oonclusions*   The  primary  classification  divides  the 
transfers  into  the  following  principal  classes  t  (1)  Voluntary  transfers  i 
(2)  Assignments!  (3)  Foreclosures!  (4)  Bankruptcies  and  related  defaults} 
(5)  Tax  sales!  (6)  Gifts  and  inheritances!  (7)  Other  and  unknown* 

Sales  classed  as  "Toluntary"  were  of  a  number  of  kinds*  and  further 
subdivision  of  the  group  was  necessary*  This  group  has  accordingly  been 
divided  into  several  sub-classes*  the  first  of  irtiioh  depends  upon  whether 
the  buyer  and  seller  have  the  same  or  different  surnames*  it  being  probable 
that  the  foimer  include  many  transfers  between  relatives*  In  such  transfers 
the  question  may  be  raised  as  to  whether  the  considerations  are  truly  rep- 
resentative of  those  prevailing  in  the  general  market*  Of  course  not  all 
sales  between  relatives  are  thereby  excluded  nor  are  all  sales  between  per* 
sons  of  the  same  surname  necessarily  sales  between  relatives*  It  is  believed* 
however*  that  such  a  separation  has  tended  in  the  direction  of  excluding 
sales  between  relatives*  and  in  the  direction  of  securing  a  group  of  sales 
in  Krtiioh  the  reported  consideration  is  affected  to  a  minimum  by  noneconomic 
motives*  Transfers  between  those  having  different  sumaiaes  have  in  turn 
been  classified  according  to  the  type  of  deed  given*.  Certain  types  are  of 
particular  significance* 

"Quit-claim  deeds"*  for  example*  occur  in  a  variety  of  circumstances* 
such  as  the  clearing  of  a  title*  possibly*  but  not  necessarily*  preparatory 
to  the  negotiation  of  a  bona  fide  transfer*  Ob  the  other  hand*  the  frequency 
with  which  this  type  of  deed  occurred  in  certain  localities  during  depression 
years  suggests  the  possibility  that  discouraged  debtors  have  given  quit-claim 
deeds  to  their  farms  in  the  satisfaction  of  the  mortgagees*  olaim  against 
thsm* 

Transfers  involving  warranty  or  special  warranty  deeds  and  in  which 
buyers  and  sellers  have  different  surnames  have  been  further  divided  accord- 
ing to  consideration*  To  arrive  at  a  proper  estimate  of  fam  real  estate 
prices*  cases  in  which  it  was  apparent  that  the  full  consideration  was  not 
stated  in  the  deed  were  separated  and  classified  as  "nominal"  (in  most  oases 
such  transfers  carried  the  notation  "other  valuable  consideration  "  or  a 
similar  term)!  and  those  in  which  the  full  and  true  consideration  was 
adjudged  to  be  stated  in  the  deed  were  so  classified*  Sales  in  the  latter 
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classification  are  presumed  to  be  "bona  fide"  sales  in  which  both  the  buyer 
^  the  seller  act  of  their  own  free  will*  and  in  irtiich  the  consideration 
approximates  the  buyer's  and  seller's  estimate  of  the  true  market  value  of 
the  property*  The  consideration  in  this  group  of  transfers  includes  all 
cash  paid,  and  any  debts  or  mortgages  "assumed"  or  otherwise  entering  into 
?S  tJUnslction.  The  proportion  of  transfers  in  whichthe  "^^^  J^»if*^^^«^ 
was  given  varied  greatly  between  States*  as  well  as  between  counties  within 
the  same  State.  In  some  instances  the  number  of  such  sales  is  so  small  that 
doubt  may  be  entertained  as  to  whether  the  prices  at  which  the  farms  were 
transferred  can  be  taken  as  representing  the  general  level  of  values  for  the 
whole  county*  This  situation  should  be  considered  in  judging  the  significance 
of  the  data*  particularly  where  marked  changes  in  average  values  occur  from 
one  year  to  another* 

After  1900*  sales  prioes  of  farm  real  estate  as  well  as  the  volume  of 
voluntary  transfers  rose  almost  continuously  until  1920.  The  sharp  drop  in 
both  prices  and  frequency  of  sale  in  the  early  part  of  the  1920-29  decade 
was  followed  by  some  recovery  in  the  volume  of  voluntary  transfers  during 
the  later  half  of  the  period,  although  sales  prioes  continued  to  decline 
gradually  in  most  areas*  After  1950*  both  the  frequency  of  voluntary  trans- 
fer as  well  as  sales  prices  dropped  sharply* 

Forced  transfers  were  almost  negligible  during  the  rise  in  farm  land 
values  up  to  1920*  but  became  an  iiq?ortant  factor  about  the  middle  of  the 
1920-29  decade,  particularly  in  certain  areas.  After  1930*  they  became 
increasingly  important,  particularly  in  the  Middle  West  and  the  South, 
exceeding  the  number  of  voluntary  transfers  in  many  counties. 

Compilations  of  data  on  the  ratio  of  assessed  value  to  consideration 
in  bona  fide  sales  of  farm  land  with  in^rovements  are  in  preparation. 
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